Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2011/1047/P (LBC)

	Development Proposed:
	Essential fire prevention works throughout the college at Stonyhurst College, Hurst Green, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Aighton, Bailey & Chaigley Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage:

Summary
Stonyhurst College is a Grade I listed building which places it in the top 2% of buildings in the country listed for their outstanding architectural and historic interest.  The proposal is to carry out essential fire prevention works throughout the building to ensure compliance with the Fire Safety Order 2005.  It has been agreed with the Fire and Rescue Service that this will be phased over a 2 year period.

English Heritage welcomes in general the proposal to upgrade the fire protection system at Stonyhurst College.  English Heritage recognises the necessity of the works and the significant public benefit of the proposed new smoke/fire detection system, alarms and devices to protect staff, pupils and historic fabric.

EH do not wish to comment upon the electrical fittings such as smoke protection devices, the upgrading of the alarm system, additional hose reels and fire hydrants which it is content to leave to the Local Planning Authority to assess in accordance with national and local policy guidance, and on the basis of RVBC expert conservation advice.

EH’s area of concern is the impact of alterations to existing doors on both primary and secondary routes of escape, where these doors are of historic interest and contribute to the significance of the Grade I listed building and EH offers the following general advice.

Advice

Following the email exchange with RVBC requesting further information to enable a full understanding of the impact of the works on the significance of the heritage asset, EH’s Fire Safety Advisor attended a site meeting at the college on the 1 February 2012 with Fire Officers, the Estate Manager and Architect.  EH then attended the follow up visit with RVBC's Conservation Officer to discuss the observations and recommendations that had been made.  These visits were particularly useful in providing an insight into the complexity of the building and great variety of different types of doors that are to be upgraded.

The inspection of the doors concluded with the view, which EH understands is agreeable to all parties, that none require the application of intumescent varnish as they have sufficient thickness to act as fire doors without additional measures.

However, it is understood that the doors on escape routes will need to have intumescent strips and cold smoke seals on the edges of the doors and self-closing devices.  It is recommended that the strips are routered into the door edges to give the robustness required for school use.  When they are routered into the frame the door edge hits and damages it whenever it is opened or closed.  The removal of historic fabric for a routered groove is less than the planing of the door edges to accommodate surface mounted intumescents, so seem to be the best option.  To this end, EH understands that the methodology set out in section 4.25 of the Heritage Statement is to be amended to reflect this.

On the basis of the information provided and discussions on site, acknowledging the vast scope and extent of the works required, EH is satisfied that a phased approach to the works is an appropriate response to the upgrading requirements.

In order to ensure that the impact of the upgrading works on significance is the minimum necessary EH advise that RVBC ensure that historically significant doors are identified in advance of the commencement of each phase of the works.  To this end, EH suggests that an appropriately worded condition be attached to the consent which requires a Schedule of Works, including door inventory supported by photographs and information about the significance each of the doors affected to be submitted and approved by the Local Planning Authority.

At a more strategic level, EH note that the Conservation Management Plan for the site remains unadopted and therefore has not been used to provide information about the significance of the doors.  EH wished to highlight the many benefits of developing the draft document into an effective management tool, for all parties involved in the process of advising on proposed works and decision-making and EH would welcome ongoing discussions regarding this matter.

Recommendation

EH are supportive of the application in principle and urge RVBC to address the issues raised above.

It is not necessary to consult EH again on this application.  Please send EH a copy of the decision notice in due course.  This will help EH to monitor actions relating to changes to historic places.

Historic amenity societies – Consulted, no representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5.

HEPPG.

Draft NPPF.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Stonyhurst College is a Grade I listed public school (founded in 1593 at St Omer in France and moved to Stonyhurst Hall in 1794).  It is on the site of a building of late 14th or 15th century date.  The Gatehouse on the west front of the house leads to a courtyard with buildings on each side.  This phase of building was started by Sir Richard Shireburn in 1592 and was continued by his grandson, Nicholas Shireburn, in the late 17th century and early 18th century.  Additions were made in 1799 when the Society of Jesus took over the house, and 3 campaigns of building during the 19th century greatly enlarged the house on the north and east sides.  Other additions in connection with the building’s use as a school were made in the 20th century.  Attached to the south-west tip of the house is St Peter’s Church which was designed in 1832 by JJ Scoles.

The complex of buildings is remarkable for its late 16th century/early 17th century Gatehouse and Old Quad, as well as for the early 18th century embellishments to the hall and grounds.  But it is no less important for the richness of its 19th century and early 20th century additions which include major collections of religious art.

Stonyhurst College also appears on the English Heritage Register of Historic Parks and Gardens at Grade II* and is described as “gardens and parkland with late 17th century origins, including a well-preserved formal garden dating from circa 1700 and an avenue and water features of similar date”.

Recent site history:

3/2011/0934 - Proposed essential repairs and refurbishment of the Historic Libraries known as Bay Library, Square Library and Arundel Library. Under consideration.

3/2011/0915  - Proposed refurbishment and upgrade of the ground floor central corridor and the conversion of existing changing rooms into scientific facilities (St Mary’s Hall). LBC refused 21 February 2012.

3/2011/0502 & 0501  - The roof will be used as a means to support solar PV panels which will generate electricity. There will only be altering of the building and will as such not include any extension or demolition (St Mary’s Hall). Under consideration.

3/2011/0118  - New build dining refectory building (1425sq.m.). PP granted 15 September 2011.
3/2010/0902/P (LBC) & 3/2010/0903/P (PA) - New wing.  Externally: the construction of new staircase and a glass lift within the courtyard; provision of new roof top plant room; introduction of windows and doors to the north west face at basement level to include a patio area; provision of new door and alterations to glazing to the former Gerald Room.  Internally: internal refurbishment and remodelling of the New Wing to provide en suite accommodation; provision of 2no 3 bed houses; provision of 2no supervision flats, 2no overnight flats and ancillary accommodation; conversion of the basement car park to include the ground floor flat area, a café facility, shower accommodation and a sixth form recreation centre (with emergency access to the Black and Whites Area).  Shireburn – externally: alterations to gable end to Shireburn and provision of gallery to north west elevation.  Provision of door and new window within Shireburn Quad.  Provision of new windows and blind arcading to existing windows to north east elevation of Shireburn.  Internally: relocation of health centre on 3 floors with Matrons flat adjacent and classrooms on ground floor.  En suite bedrooms at first floor and second floor level including supervision flat and 2 overnight flats.  Alterations to staircases and lift.  Caecus – introduction of 2 new floors to accommodate residential accommodation associated with Poetry.  Supervision flat and overnight flat, wc and shower accommodation, ancillary facilities and making good to Rhetoric Common Room. LBC & PP granted 17 June 2011.
3/2011/0033 - Stonyhurst Old Mill - Retention of remaining structure following partial collapse (LBC). Granted 2 March 2011.

A Design and Access Statement has been submitted which refers to:

“This application arises from the urgent need to carry out essential fire protection works within the whole of the college buildings in order to ensure compliance with the Fire Safety Order 2005.  In particular:

1.
the provision of an updated fire alarm system;

2.
the upgrading of doors, on primary and secondary means of escape including bedroom areas to minimum 30 minute fire resistance and the fitting of intumescent strips, smoke seals and self-closers as directed by the Fire Officer;

3.



the provision of fire resisting doors to all major risk rooms (eg kitchens, laundry rooms, boiler rooms, science labs etc) and to staircase enclosures;

4.
the provision of smoke and heat detection and sounders;

5.
provision of hose reels and fire hydrants;

6.
the provision of new fire alarm devices.

The costs associated with this work are quite considerable and in recent discussions with the Fire Authority it has been agreed to carry out a phased upgrade of the fire protection measures over a 2 year period to ensure full compliance with the Fire Safety Order 2005.

The college is working closely with the Fire and Rescue Service to proceed with the essential works as a matter of great urgency.

The college already contains a number of electrical fittings which respond correctly to means of escape and fire protection.  However, there is now a need to upgrade these facilities and add to the existing equipment in order to achieve full compliance.  The proposed fittings are already appropriate to an historic environment, but obviously reflect the modern requirements associated with fire prevention.

It will also be necessary to upgrade existing doors located on both primary and secondary escape routes in order to comply with current Building Regulation Standards.  We are anxious to mitigate the impact of works to the historic doors and we have held a number of discussions with the Fire Officer to increase fire detection provision in lieu of removal and replacement of historic glass in doors.  This is seen as a positive step, but the doors will need to be adapted with various types of work.

The works are essential to protect the legacy of these historic buildings and to safeguard those who use these important buildings.”

A Heritage Statement has been submitted (see revised version received 20 February 2012) which refers to:

“The impact upon the listed building will consist of the fitting of a number of smoke detection devices, an upgraded alarm system, additional hose reels and fire hydrants and works to/or provision of fire resisting doors.

In respect of the key features of importance the impact will be a combination of minor visual and minor intrusive works.

Visual impacts – all of the works will be internal and there will be no direct impacts upon the key public or private views of the college buildings.

Internally, the new fixtures and fittings will be visible from the immediate area but again will not impact upon the key internal vistas of the buildings.

The works required to fit the new equipment will be the minimum necessary that will enable the cabling and other features to be hidden way from public view as far as possible.  All works will be undertaken by specialist contractors in order to ensure that the impacts upon the historic fabric are minimised.

In respect of the smoke/fire detectors, these will all be self-contained radio controlled units which will alleviate the need for individual wirings throughout the school.

Additional emergency lighting will be installed in the corridors within the college using existing fittings and circuits where possible.  New wiring will be contained within existing features on the corridor ceilings where feasible.”

The revised Heritage Statement has been amended following recent discussions and the advice of English Heritage (deletion of proposed intumescent varnish; proposed routing of fire and smoke seals into doors rather than frames).

HEPPG paragraph 110 advises that there is no statutory requirement to have regard to the provisions of the development plan for decisions on applications for listed building consent. 

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 – Planning for the Historic Environment (PPS5, March 2010) states at paragraph 7 that government objectives for planning for the historic environment include:

the delivery of ‘sustainable development by ensuring that policies and decisions concerning the historic environment ..recognise that heritage assets are a non-renewable resource..’; 

and the conservation of  ‘England’s heritage assets in a manner appropriate to their significance by ensuring that .. decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset’

PPS5 Policy HE7.1 states “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

PPS5 Policy HE9.4 states “where a proposal has a harmful impact on the significance of the designated heritage asset which is less than substantial harm, in all cases, local planning authorities should: 

1.
Weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and

2. 
Recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.

Paragraph 54-56 of the HEPPG reiterate PPS5 HE7.1 and the importance of understanding the significance of a heritage asset before works are proposed.


‘’..being able to properly assess the nature, extent and importance of the significance of a heritage asset and the contribution of its setting is very important to an applicant in order to conceive of and design a successful development and to the local planning authority in order to make decisions in line with the objectives of the PPS and the development plan (paragraph 54)’’.

‘’understanding the extent of the fabric that holds that interest is also important because this can, amongst other things, lead to a better understanding of how adaptable the asset may be.. (paragraph 56)’’.

Paragraphs 179, 182 and 183, Addition and Alteration, of the HEPPG refer to historic fabric, plan form and significance.


“the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new (paragraph 179)”. 

‘’the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations (paragraph 182)”.

Paragraph 187, Addition and alteration, of the HEPPG states ‘’small-scale features, inside and out, such as historic painting schemes, ornamental plasterwork, carpenter’s and mason’s marks, chimney breasts and stacks, inscriptions and signs, will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance’’.

Paragraph 189, Addition and Alteration, of the HEPPG states: ‘’new services, both internal and external can have a considerable, and often cumulative, effect on the appearance of a building and can affect significance..’’.

Paragraph 87 of the HEPPG, Considerations for Designated Heritage Assets, advises:

“Where a proposal causes minor harm there will still be a loss of value to society caused by that harm.  This is a loss of public benefit that needs to be weighed against any other public benefits the proposal will bring, including, possibly, the conservation benefit of the proposal being part of realising the optimal viable use of the asset. … Some works may seem individually to be of little importance but can cumulatively be destructive of a heritage asset’s significance’’.

Paragraph 78, Weighing up the proposals, of the HEPPG states ‘local authorities are advised to take into account the likely longevity of any public benefits claimed for a proposed scheme. Speculative, ill-conceived or short-term projects will not compare so favourably when considering an irreversible harm to the significance of a heritage asset’.

Paragraph 177 of the Draft National Planning Policy Framework (July 2011) states ‘the Government’s objectives for planning for the historic environment are to:

conserve heritage assets in a manner appropriate to their significance..’. 

Paragraph 183 states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  This states ‘’Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

The English Heritage information leaflet ‘Fire Research Database’ (2007) states:

‘The provision of a safe means of escape for people has long been a priority, but the complexities of upgrading fire compartmentation in historic buildings often meant that the necessary works were considered too destructive or impractical to carry out unless essential

for the safety of the occupants.
A series of devastating fires in historic buildings in the 1980s and 1990s renewed commitment to assess strategies of protection. The shock of the loss of important parts of significant buildings forced the realisation that difficult decisions need to be taken to protect the buildings themselves against fire and its aftermath, and that some works destructive to historic fabric may be justified to provide better protection for the whole. Detailed risk assessment is necessary to establish what intervention is appropriate in order to safe guard the special interest of the historic building or contents, and careful consideration of systems and techniques to ensure that visual and physical impact is minimised’.
‘Timber Panelled Doors and Fire’ (English Heritage, 1997) states:

‘English Heritage believes that a fire safety strategy which ensures the protection of its historic fabric and its users from the effects of fire should be adopted for every historic building, and achieved in accordance with the principles of minimum intervention and reversibility should be adopted wherever and whenever possible.

This guidance note is designed to help those who own, manage, or are professionally concerned with modifying existing joinery doorsets in historic buildings, to achieve acceptable levels of fire and cold smoke resistance. It offers background information and guidance on:

•
the need for doorsets to provide up to 30 minutes' fire resistance

•
the need for smoke resistant doorsets
•
the principal factors affecting the performance of a fire resistant doorset in a fire resistance test

•
identifying problems which need to be addressed, with some practical methods of solving them’.
In my opinion, the proposed works will have a harmful impact upon the character and significance of this nationally and internationally important building.  However, I am satisfied that the works are absolutely necessary and have substantial public benefit (PPS5, HE9.4).



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject of amendment by condition, have an acceptable impact upon the character (including historic fabric) and significance of the Grade I listed building.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














